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PROCEEDI NGS

MR, MOBLEY: Good norning. Today is Tuesday, July
22, 2003, and we would like to wel come everyone to
today's public workshop on the second draft of the
Fl ori da Uni form Market Area Guidelines dated July 10,
2003. Wy nane is Al Mobl ey, Revenue Program
Admi nistrator with the Departnent of Revenue, and
sitting to ny right is M. Steve Keller, Chief Attorney
for the Departnent's Property Tax Adm nistration
Program M. Keller and | will be the co-npderators
for today's public workshop

At this time, I would ask the other nenbers of the
Department of Revenue in attendance to introduce
thensel ves. Pl ease state your nane and your position
with the Department.

M5. GALLOPS: Sharon Gall ops, Tax Law Speciali st.

MR. KELLER: Today's public workshop was noticed
in the July 3, 2003, Florida Adm nistrative Wekly.
This is a public workshop noticed consistent with
subsection 120.54, Florida Statutes, held for the
pur pose of receiving conments frominterested parties
regardi ng potential inprovenments to the second draft of
the Florida Uniform Market Area Guidelines, July 10,
2003.

Anot her public workshop on this draft, the second
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draft, will be held on July 24th, next week, in

Ol ando, Florida. These public workshops are being
held on different dates and in different |ocations in
order to maxim ze opportunities for input from Florida
st akehol ders.

Copies of this second draft docunent and the
notice for today's workshop were mailed to all 67
property appraisers in Florida. Also this draft
docunent and the workshop notice are posted to the
Department's guidelines Wb page -- Wb site.

Pl ease renenber that all comments nade here today,
along with any written comrents submitted, will become
part of the public record.

MR, MOBLEY: The format for this workshop is
informal. Each tinme you step up to nake coments,
pl ease begin by clearly stating your name and the
organi zation or office you represent. |In that regard,
if you have not already signed the sign-in sheet
provi ded at the back of the room please do so now.

Does everyone here have a copy of the second draft
of the Florida Uniform Market Area Cuidelines dated
July 10, 2003? Everybody has got a copy of the
handouts? GCkay. |f anyone does not have a copy, these
are avail able at the back of the room

At this tinme, does anyone wish to subnmit witten



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

comments on the July 10, 2003, draft of the Florida
Uni f orm Mar ket Area Cuidelines?

(No response.)

MR, KELLER: Okay, I'Il just go over briefly how
we got where we are today.

In 1993, a provision was inplenented in Section
193. 114, Florida Statutes, that requires property
apprai sers to place a market area code on each rea
property parcel on assessnent rolls beginning in 1996.
This statute also requires that these nmarket area codes
be established according to Departnent of Revenue
gui del i nes.

The 2000 Auditor General's report reconmended that
the Departnent pronul gate uniform market area
gui delines as required by this statute. The Depart nent
began the public process of devel opi ng uniform market
area guidelines in January of 2001. This process for
promul gation of the Florida Uniform Market Area
Gui del i nes has been designed to neet the provisions of
Sections 195.062, 193.114 and 120.54, Florida Statutes.

Prior to the devel oprment of the initial draft of
the Florida Uniform Market Area Cuidelines, which was
dated July 9, 2003, the Departnent of Revenue held four
publi c workshops on the subject of market area

gui delines on the foll owi ng dates: January 4, 2001, in
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Ol ando; April 3, 2001, in Tallahassee; June 26, 2002,
in Tall ahassee; and July 9, 2002, in Olando. The
transcripts fromthese four public workshops are posted
to the Departnment's guidelines Web page. The i nput
recei ved fromthese previous public workshops was

revi ewed and considered in the devel opnent of the
initial draft of the Florida Uniform Market Area

Gui del i nes.

MR. MOBLEY: The initial draft of the Florida
Uni f orm Mar ket Area Cuidelines, dated June 9, 2003, was
based on the follow ng: nunber one, Florida | aw, manua
of instructions, and regul atory requirenents; nunber
two, public input fromFlorida property appraisers and
their representatives; number three, public input from
Fl ori da taxpayers and their representatives; nunber
four, information fromcertain publications of
pr of essi onal organizations; and five, the expertise,
research and anal ysis provi ded by Departnent of Revenue
staff.

After the devel opnent of the initial draft, two
addi ti onal public workshops were held for the purpose
of receiving public comments on that draft. These
wor kshops were held on June 24, 2003, in Tallahassee
and on June 26, 2003, in Olando. The transcripts from

these two public workshops are posted to the
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Department's gui delines Wb page. These workshops were
held on different dates and at different |ocations in
order to maxim ze the opportunity for input from
interested parties.

A few witten coments on the initial draft also
were received. The initial draft, its sources, and the
conments received on the initial draft were considered
in the devel opnent of the second draft.

Pl ease keep in mind that the intended use of these
guidelines is for Florida property appraisers to use
themto establish nmarket areas and nmarket area codes on
real property assessnment rolls as required by Section
193. 114, Florida Statutes. The intended use of narket
areas is for both property appraisers and the
Department of Revenue to use them as geographic areas
in the statistical and analytical review of rea
property assessnent rolls as provided in Section
195.096(2)(c) of the Florida statutes.

There may be ot her applications of market areas in
the real estate industry and in the appraisa
profession that are not relevant to the devel opnent and
use of market areas on real property assessnent rolls
under Florida |aw

MR, KELLER: 1'd like to direct everybody's

attention to the Internet Web page sheet that's
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avail abl e at the back of the room just to highlight a
few things on this sheet that are available for
everybody in the event you would |ike to get nore

i nformati on.

This Web page can be found at the Internet address
that is located -- listed at the bottom of the page.

As you can see, the following itens are avail able on
this Web page. There is an overview of the draft

mar ket area gui deli nes devel opnent, there is an initia
draft of the Florida market area -- uniform market area
gui delines, which is in the niddle of the page here, as
dated June 9, 2003. The second draft is avail able,
it's also in the mddle of the page, dated July 10,
2003. The transcripts fromthe public prior workshops
are available at the right-hand side of the page.

Al so the notice of public workshops for today's
wor kshop and the one July 24, 2003, is also avail able
together with the text of the rule that will be
adopting these guidelines by reference. That is
available if you click on the Notice of Public
Wor kshops link there.

There's al so an e-mail address which you can click
on and e-mail your comments, and there's also a way
that you can get the address to send witten comments

to Ms. Gallops.
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No confirmation e-mails will be sent. Al witten
and e-mail coments received will beconme part of the
public record. Copies of comrents are avail abl e upon
request. And we would request that you please submt
all witten comments by no later than the cl ose of
busi ness on July 31, 2003. Comments can be faxed to
the foll owi ng numbers, 850-922-9252 or 850-921-2983.
The Department's guidelines Wb site will be updated
periodically as the guideline devel opnent process noves
forward.

MR, MOBLEY: At this tinme we would like to provide
a brief overview of the significant revisions nmade
during the devel opnment of the second draft of the
Fl ori da Uni form Market Area Guidelines. |f everyone
would turn to page 1 of the July 10th draft? Sone of
t hese changes may not really be all that significant,
but we just wanted to cover at |east nost of them

If you look at section 1.2, that is a new section,
and the information -- it's a new heading and the
information in there is new And that information was
actual ly discussed at the -- at our |ast workshop, and
it was -- a decision was made to include that
information in the second draft.

The headi ng under -- for section 1.3, which says,

Specific Authority for Uniform Market Area Cuidelines,
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that's just a new heading. None of the information in
there is new. It's just kind of a way to break it up a
little nore. Section 1.1 in the first draft was really
Il ong, and so we kind of wanted to organize it alittle
better.

Did you have anything you wanted to add to that
di scussi on?

MR, KELLER: No.

MR, MOBLEY: Ckay. |If you would now go, please,
to Section 3.4 on page 6, the heading for that section
is titled Market Area. The second sentence in that
par agraph was added, and that sentence basically refers
to real property groups within market areas having
| egal , physical and econom c characteristics.

If you woul d, please, turn to page 7, top of the
page, Section 3.6, titled Neighborhood. The third and
fourth sentences were added, and basically, they'Il say
that market areas are | arger geographic areas than
nei ghbor hoods and nei ghborhoods may be a subset of
mar ket areas. That's sort of to provide sone
i ndication of the -- in the general terns of the
di fferences between nei ghborhoods and market areas.

If you would, please, turn to page 9, about the
m ddl e of the page, Section 4.4, which is titled The

Use of Market Areas by Florida Property Appraisers.
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The m ddl e part of that paragraph was added.

Basically, that -- previously that paragraph was
two sentences, and so everything but the first and | ast
sentences was added in, and this basically discusses
that the use of nmarket areas in the val ue production
process inplies the application of a particular
val uati on net hodol ogy, and the selection of a
particul ar valuation nethodology is an active
adm ni strative discretion on the part of property
apprai sers, and therefore the use of market areas in
t he val ue production process is not required.

And it's -- there are other nmethodol ogies in the
professional literature for producing just valuations
or for value production, and sone of those
nmet hodol ogi es use narket areas and sone of themdon't,
so we just wanted to provide sone clarification of
t hat .

And there is -- | believe M. Keller nmight can
help us on this, but | think there's sone case | aw on
that that's referenced in Section 11.2 of the rea
property guidelines as well

Do you have anything to add to that, M. Keller?

MR. KELLER: Yes. As a result of some of the
comments nade at the previous workshop, this reference

was placed into the draft that you see here, and the
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reason for that is to highlight the discretion of
property appraisers to select a valuation nethodol ogy,
and the case law that is cited there in the rea
property appraisal guidelines supports the discretion
of property appraisers and basically specifically
states that no particular valuation nmethodol ogy can be
required.

MR. MOBLEY: Right below that is Section 5.0.

It's titled Devel opnment of Market Area Distributions.

Prior -- on the first draft -- well, let ne describe
this in the context of the second draft. Il think it
wi ||l be easier to understand.

The second draft has deleted fromit the
di scussi ons on devel opi ng market area distributions
usi ng sale counts per market area, and the tables --
there were five tables in the addendum that had
i ndi cated distributions of market areas that were based
on sale counts per market area, and the discussion in
Section 5 that was deleted was -- described the tables
and the addendum that were del et ed.

And the basic reason for that is based on feedback
that we got and our own belief that we need to be
gravitating nmore toward | ooki ng at parcel counts, and
that provides a way to have nore stable nmarket areas,

and obviously the parcel count information is going to
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be driven to a certain extent by the expected

rel ati onshi p between sal es and parcels, but we
recogni ze that relationship is subject to variation
fromyear to year, and we certainly don't want to inply
that a county would have to go out and try to redesign
mar ket areas every year just to get sale counts. W
don't want that to be inplied, because that's certainly
not the intent. So that's the basic difference there
on the second draft.

If you would, also in Sections 5 and 6 in various
areas the | anguage was revised to gravitate fromsale
count analysis nmore to parcel count analysis, except if
you would turn to page 16, there's a couple of them we
negl ected to change, and we want to nake you aware of
that now so you can change that on your draft.

If you would I ook at Section 6.5, does everybody
see that at the top of the page? |If you | ook on the
third line of Section 6.5 toward the end of the |ine,
the word sale there should be parcel, if you would
change that, please. Section 6.5, the third |ine
toward the end of the line, the word sale should be
changed to parcel, and down on section 6.6, the second
line, about three-quarters of the way over, the word
sal e there should be changed to parcel as well. Does

everybody see that?
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Okay. If you would, please, flip back to page 11
On page 11, the first heading on that page is Section
5.6.1, and it's titled Existing Market Area Counts and
Parcel Counts Per Market Area. This section describes
Table 1 in the addendum And in the first draft, the
Tabl e 1 contai ned parcel count information and sale
count information for statutory strata 1, 2, 4, 5 and
6 for each county, and that information is actually
reflected in the first two colums of Tables 2, 3, 4, 5
and 6, so that was repetitive.

And what we did, we replaced that with a table
that contained an analysis -- a presentation and
anal ysis of existing market area counts and parce
counts per market area as reported on assessnent rolls
currently, and | think these are 2002 final rolls, if
I"mcorrect on that, | believe that's correct.

And the revised Section 5.6.1 just describes that
table, basically, and it shows us the |ack of
uniformty that currently exists, because obviously
there haven't been any guidelines for quite sone tine.

And we put a note down at the bottom of Section
5.6.1. If you look at the last sentence in that
par agraph, it says, "Note: Section 5.6.1 in Table 1 are
i ncluded for informational purposes only and will be

deleted froma future draft.” Some of the coments
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poi nted out that sone of the material in the draft was
i nappropriate for inclusion in a final guideline, and
we certainly recognize that, and we started out know ng
that this was going to be a docunent that would have
nmul tiple drafts and workshops, and so sone information,
especially historical information and sonme of the

anal ysis, has been included in here just so you can go
to one place and see, you know, the reasoning and nmake
it all clear in one docunent. But before it's
finalized, the docunent will be pared down and will
just contain the essential information.

Let's see, what else?

MR, KELLER: Ckay. On page 17 is the 6.10
paragraph in the current draft. The |anguage there was
changed to a should for, "Property Appraisers should
submit to the Departnent of Revenue by no later than
August 15, 2004, a market area delineation and coding
plan." That is the predicate for the aid and
assi stance that you see in 6.11; as part of that aid
and assistance we would |ike to receive a plan fromthe
property appraisers that wish to take advantage of the
opportunity for aid and assi stance.

MR, MOBLEY: Flipping back one page to page 16, if
you woul d, please? Section 6.5 is titled Legal

Physi cal and Economi c Characteristics. This is a new
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section that was added to focus on the fact that
there's legal, physical and econom c characteristics
within the property groups within a market area, and
this has several advantages, provides a basis for
under st andi ng sone of the issues for how to devel op
reasonabl e market area boundaries. The nunbered
information that that's listed out inline form itens
1 through 11 in Section 6.5, all that except for item
11 was included in the first draft, but it was in a
paragraph, like in narrative form and it apparently
wasn't -- didn't cone across very clear that it was
t here, based on sonme of the conments we received. So
we want to give that a little nore focus, and there may
be sone additional focus on those things in future
drafts.

I'"d like to go over -- before we do that -- no,
guess we need to go ahead and cover these itens first.

I'"d like to go through these nunbered itens, and
i f anyone has any comments on this, | would just sort
of throw out, you know, whether we're talking about a
| egal , a physical or econonmic, or whether all three of
those are kind of conbined together in nost of these
t hi ngs.

The first itemis future | and use classifications.

This is obviously a legal thing. This is required by
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| aw that every county and, | believe, nunicipality to
have whi ch deternines the |and uses in the counties and
has a big inpact on growh and is a pretty useful too
for | ooking at |and use densities and where things

m ght be, you know, growth areas, that kind of thing,
you know, environnentally sensitive areas of that
nat ur e.

But | think also, because this is a | egal docunent
that specifies where you can build certain types of
properties and where the size of properties or the
density of properties that may be allowed in certain
areas, obviously it has physical inplications as well

So that gets us to the econonmic part. |If you | ook
at the, you know, what causes prices to vary out in the
market. Well, on a very basic level, it's the type of
property and the size of property, the density of
properties, so | think it would be fair to say you're
| ooking at a future land use classification, okay, this
is a legal docunent, but obviously there's physical and
econonic inplications there, and that is -- when you
ook at it fromthat perspective, it sort of increases
the utility of that source as a tool

Municipal limts, if there's a -- | think this may
have cone out of a prior workshop. |If there's a

muni cipality that has a really strong building code and
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people want to live in that particular nunicipality, or
they don't want to because maybe the code is too strong
and the city is alittle bit onerous to deal with, then
in some cases that m ght provide a boundary.

Qbvi ously, county lines, market areas are, as
we're talking here, are legal requirenents, and they're
basi cally divisions of Florida counties, so certainly
county lines would formreasonabl e boundari es.

There's been sone previous discussion of a market
area for, say, a Class A office building as being the
sout heastern United States or, you know, a regiona
of fice building being the whole U S. Well, that's
really nice froman apprai sal theory perspective, a
single property appraisal, but | don't think we want to
get into the business, in this docunent, of defining a
mar ket area as including stuff outside the state of
Florida, and we're really tal ki ng about geographic
di visions of Florida counties here, so county lines are
certainly rel evant.

Census tracts, which we'll talk about a little
later, this is -- | think we had sonme comments at a
previ ous workshop, they tal ked about differences in
denogr aphics affecting the econonm cs of real property
mar kets, and so we're going to discuss that a little

bit later just for informational purposes, but census
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tracts are geographic units that are, | believe,
mandat ed or controlled by the federal governnent.
They're actually devel oped by local entities, minly

| ocal governnments, but they cover every parcel in every
county in the state of Florida, and those are
geographic units that are used for econom c anal ysis by
a wide array of private sector decision-mekers, so in
some cases, a census boundary or part of a census
boundary may be useful for delineating nmarket areas.

Subdi vi si on boundaries, if you've got a huge
subdi vi sion or part of a subdivision that's really
uni que that, where there's sonmething drastically
different on one side or the other, that may forma
potential boundary.

Nunber 6 is rivers, oceans. | mean, obviously,
not too nuch stuff built out there. So that would form
a good boundary.

Nunber 7, mmjor streets, expressways, canals, et
cetera, these are mannmde itens that, in many cases,
will involve a major shift in property type or
econonics of a real property market.

Item nunber 8, changes in the type and size of
real property parcels and i nprovement, we went back --
we discussed that earlier. |If -- | mean, obviously

that's going to have a major inpact on the econonics of
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an area. You're talking about different property
types, you're tal king about different sizes of parcels
and different sizes of inprovenents.

Item nunber 9, changes in real property
construction, quality and features, well, obviously
construction quality and the type of features and the
construction is also going to be translated into
di fferent econonics

I tem nunmber 10, changes in the quality of rea
property nmai ntenance, obviously it takes nobney to
mai ntain property. The older it gets, it takes nore
money. The bigger the property is, the higher the
construction quality, the nore it takes to maintain it.
And the | ack of maintenance can also be reflected in
| ower prices and |ower rents in sone cases, so that's
obvi ously another econonic consideration that is
readily observable in a physical sense

Item nunber 11 was added, and that may nmake nunber
10 repetitive, but changes in real property effective
age, which obviously is a nore direct inpact on rea
property economics

So those are -- does anyone have any questions or
are there other itens sinmlar to this that could be
added to this list that are -- we're trying to nake

this as workabl e as possible for counties that -- so
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sonmebody can drive around and, you know, | ook at their
cadastral maps or drive around and see where reasonabl e
boundaries mght be. |If there's anything that -- any
informati on source that is readily available or readily
apparent to everyone that is not listed here, we would
be interested in coments on that.

Are there any itens that you can think of that
have a significant inpact on real property sales
| evel s, economic activity, other, that are readily
observable or readily available that aren't |isted
t here?

There being no commentary on that subject, does
everyone have a copy of this 2000 census handout ?

Yes, Jan?

MS. VANN: Jan Vann, Santa Rosa County. | do have
one questi on.

MR. MOBLEY: Ckay.

MS. VANN: \When you're tal king about the |egal
physi cal and econom ¢ characteristics of going around
with the maps and coming up with reasonabl e narket
areas, which is good, except that 6.6 says, and 6.4 and
5 say, that you need to have themuniformin parce
count, and you're going to have market areas that may
have 5,000 parcels and narket areas that have 200

parcels that really, truly are reasonabl e nmarket areas.
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So how do those relate, based on the fact that it says
t hey shoul d have reasonable uniformity in their parce
count size?

MR, MOBLEY: Well, going forward, one of the
things we're looking at, and we'll discuss that a
little bit later, is having sone specific discretion in
terms of parcel counts per market area that would all ow
flexibility in delineating boundaries. But we have to
under st and sonething. The purpose of this is to test
the results of nmmss appraisal using mass anal ysis
t echni ques, okay, and a basic underlying thing here,
we' re not doing single property appraisal and we're not
devel opi ng nei ghbor hoods, okay? 200 parcels is a
nei ghbor hood.

MS. VANN: It may not be.

MR. MOBLEY: Ckay. Well, you know, that's an
endl ess argunent that can carry on for years.

M5. VANN:  Well --

MR, MOBLEY: And if | can just finish, can
finish? 1'd like to finish, I want to finish ny
response.

If you have a geographic unit that has nowhere
near enough data to provide any neani ngful neasure of
what you're trying to acconplish, it is nmeaningless,

and that's a basic underlying issue in this process.
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Many people | think would be concerned if this
docunent said that, you know, 200 parcels is a
reasonabl e market area, because sonme of the concern
that 1've heard is that the Departnment of Revenue is
anal yzing things too nmuch, getting down to too nuch
detail. Well, part of the -- one of the benefits of
| ooking at this in ternms of m ni mum sanple sizes of
sal e counts and m ni mum parcel sizes is that it gets
away from down -- being down to that nei ghborhood | eve
and that very small unit that you're tal king about, and
if we have tine later, we can expand the discussion.

I can -- there are exanples of counties that have
used mar ket areas, in the valuation process used narket
areas as nodeling areas for regression nodels and
f eedback nodel s, and through ny professiona
rel ati onships with people in those counties |I'm aware
of how they went about coming up with those true nmarket
areas, if you want to call themtrue market areas. And
in every case, a significant, driving consideration in
their delineation of market areas was parcel counts and
with sale counts, or in one case, they didn't want to
have too many nodels to manage, that was the driving
consideration. So | understand what you're saying.

MS. VANN:  No, you don't.

MR. MOBLEY: If -- we're not doing single property
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apprai sal here. |If you |ook at the single property
appraisal literature, it goes on for pages and pages
tal king about all sorts of really neat things about
real estate economcs. The problemis, nobody can
agree on how that would apply, and what we have right
now i s a situation where counties have operated in the
absence of guidelines, and that's certainly not the
counties' responsibility, that's the Departnent's
responsibility.

And we see cases where counties with way over a
half mllion parcels have fewer nmarket areas than
counties with 6,000 or fewer parcels, and | don't think
any know edgeabl e person can agree that that's a
reasonabl e result.

So the docunent, while we recognize there's
i ssues, we want to have nmore flexibility in future
drafts, and there will be. You know, we're kind of
caught in --

MS. VANN: At every one of these neetings, |'ve

brought up --
MR. MOBLEY: Jan, |'m not finished. I m not
finished.

MS. VANN: You're not even talking to ny question
MR, MOBLEY: Well, I'mpresenting information, and

| amgoing to finish, okay? The |last workshop, there
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was constant interruption after questions. That's not
goi ng to happen here.

There will be additional analysis. |In the future
drafts, there will be nore flexibility presented. W
understand that. There's nothing in here that says
that every nmarket area has to average exactly whatever
it is. It says basically you need to consider this.

So in recognition of that fact, there will be
flexibility. But I think we have to understand that
the purpose for having guidelines is so we can have at
| east some senbl ance of uniformty in the way it's
applied for the purpose that it's applied.

If counties have, and this is provided in the
docunent, if counties have needs for market areas or
nei ghbor hoods or whatever else that they can choose at
their discretion that -- have whatever number of
parcels or sales that fits their needs, that is their
discretion. That is totally theirs.

I'"'mfinished. Thank you.

MS. VANN. M. Keller, at every one of these
nmeetings |'ve brought up the question, and at every one
of themI've got the filibuster answer that we will be
getting flexibility, and it will be added. This is
like the seventh draft of this, and it's not added yet.

That's what |'m saying is we've brought these sane



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

topics up at every neeting, and | keep hearing it wll
be done. When will it be done that we can see what
your idea of flexibility is so we can see if it's what
we' re thinking about?

MR, KELLER: Well, again, we're on the second
draft of this, and we're here to listen to -- we're
listening to what your comments are. |Is there a spot
in here that needs sonme flexibility? Could you a draw
our attention to that and that would help us?

MR, BI SHOP: Mark Bishop, G lchrist County.
think that the problemwe're facing here is the vast
di fferences between these 100,000 and 200, 000 parce
counties and small counties |ike us. You know, I|ike
our city of Bell has got 446 parcels in it. That's the
nei ghborhood. | nean, you can't deny that. | nean, if
you go out any further than -- and we're beyond the
city limts, don't get me wong, but it's that area
enconpassing Bell, you've went to totally different
properties. Well, here we are with one that's got 14
qualified sales in it |ast year, you know, but the fact
of the matter is we ain't got but 300-some qualified
sales in the whole county for the year, you know. If
you're tal king 40, you're tal king, you know, dividing
the county up into strange proportions.

We' ve got one section or one -- we've established
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our nmarket areas about two years ago, and nobody coul d
tell us what a guideline was. They just said, "Go do
it." And so we worked and we tried to devel op what we
t hought was actual market areas. W' ve got one market
area that's got 56,000 acres init, and it's 352
parcels. W had four sales in there |last year. But it
doesn't match anything else in the county. You know,
that's what we're butting our heads agai nst, you know,
we're | ooking at, you know, what your guidelines are,
and we're saying we're not going to -- you know, it
doesn't match up.

And like | say, if you're |ooking for consistency,
what | did do is | |ooked at our population as a whole
and how many -- what percentage of sales we had for the
county is about three percent, and 85 percent of our
market area is the sales for those nmarket areas were
three percent.

MR, MOBLEY: |I'msorry, Mark, when you say
popul ati on you nean popul ati on of properties?

MR. BI SHOP: Yes, total population, parcel count,

three percent of themare sales and the majority of

those are three percent. W' ve got one area -- we've
got a -- one subdivision in our county that's just head
and shoul ders above everything else. It's got 209

parcels in it. Well, they had eight percent sales in
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there last year, which is a significant anount for that
small of a market area, but it can't be conpared to
anything else in our county, so we broke it out as its
own mar ket area

But then again, that's going bel ow what the
standards say we need to do, and that's our big problem
is we don't have the parcel count, you know, we've got,
you know, we just don't have that many to be dividing
up. Like I said, it's working for us. As far as our
statistical analysis, all of them nmeet the weighted
mean, nmost of themare in -- on the CODs and the PRDs
wi thin those market areas that we've established, and
we use themto help us to make sure that the whole
county is uniform

But | think that, you know, we start putting
nunbers because, you know, there probably have been
ti mes when our county didn't have 40 Stratum 1l sales in
it, you know, for the whole county, the whole county-
wide. So you can't say that it's one market. That's
what we ran into two years ago, and | think maybe --
how | ong ago was it?

MR LEGGETT: It's been two years.

MR, BI SHOP: No, that they set them up again
initially. | think that would be Nornman.

MR LEGGETT: Yes, Nor man.
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MR. Bl SHOP: May have been 10, 12 years ago he
came down and hel ped set us up -- set themup

MR. LEGGETT: Probably about six or eight.

MR BISHOP: W had a map, and it had -- it was
one nei ghborhood, it had 11 -- or had one market area
and 11 nei ghborhoods in the whole county. WelIl, the
State comes in and they do your audit, they say, "Do
you have it?" W show themthe map. They said okay.
Wel |, nobody knew what they were. We were using nore
speci fi c nei ghborhoods, you know, we were going in,
subdi vi si ons, everything in there changed, that kind of
thing, we were doing it mentally, but we didn't have it
on paper, so we had to explain it to you all two years
ago.

And so then we cane back to establish our market

areas, which we did, and we feel very confortable with

them but, you know, when we start, you know, limiting
on us by how many sales we've got to have, | think
we've got -- if you go to the 40, we've got two narket

areas that reach it, you know, and sonme of them are
never going to reach it, and | think you're just going
to enconpass a whole |lot of stuff that don't match

You know, | just think, you know, you need to consider
t hat because, you know, there has to be sone

flexibility because you' ve got such vast array of



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

30

counties, you know.

We're sitting right there beside Al achua County.
They' ve got 86,000, 87,000 parcels, and we've got 13,
and we had a three percent sales, and they had
ei ght percent of their total population. So, | nean,
right there showed a vast difference. Well, shoot,
there they don't have a problemw th that because
they've got sales to back it up

MR, MOBLEY: How many nmarket areas do they have?

MR, BISHOP: | believe they told nme how nany
mar ket areas they had. |'mnot sure. But they had
over 5,000 sales. Well, that's like a third of our

whol e popul ation, you know, they had in sales.

So the bigger counties, it's not going to be a
probl em everything is going to flow for them But
just |ike when you do a review and you conme in and pul
40 of ours and you pull 40 of theirs, it's a drop in
the bucket of what you pull of theirs when you're
| ooking at a whole big percentage of ours. And | think
that just needs to be considered.

MR. MOBLEY: How nmany market areas do you al
have, Mark?

MR BI SHOP: We've got 14.

MR, MOBLEY: You've got 14 market areas?

MR. BI SHOP: Now, we've got two that are snall
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Like |I said, that one subdivision, we pulled it out
because it was so unique, and then we've got one that's
devel opi ng right now. Well, how many?

MR LEGGETT: 250 or 300 quarter-acre lots. It's
all going to be, | guess, all paved and curbed and, you
know, restricted conmunity.

MR. BI SHOP: So we've already taken it out for
future because we know it's comni ng

But |let me show you a map. The big thing, you
know, one of our biggest -- and this 56,000 acres
roughly enconpasses about 25 percent of our whole
county, and it's basically flatlands and there's not
going to be houses in there. | nean, on the edges, on
the borders, we've got sonme, and that's the stuff
that's selling, in snaller pieces.

MR, MOBLEY: |Is that that lowlying area in the
m ddl e of the county?

MR. BI SHOP: Yes. Yes, you know, and | just think
consi deration needs to be nade for things |like that,
you know. Like | said, you know, any time you say mnust
or can or sonething like that, it just conpletely
limts you, and I just think there needs to be sone
kind of flexibility.

We've got two market areas on rivers, because

we' ve got the Santa Fe River which is totally different
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fromthe Suwannee, so we've got them broken in two
because they're different, they're definitely
different. And, you know, this market down here, it's,
I don't know, 20,000, maybe 15, 000 or 20,000 acres of
total farm and that has been in people's fanilies for a
hundred years, and it's not going to have sales init,
you know. We had three sales in that whole narket area
| ast year. And sone of it is being subdivided and cut
up and stuff, but very little, and you' re just not
going to have a lot of sales in that area, either, you
know.

One point | tried to make to another fellow that
want ed us to make them bi gger so we woul d have the
sales, and | said, you know, you've got sonme places
that are markets, but they're closed down, you know,
you just don't have sales in there, and you can't nake
them and you don't want to conpare themto sonething
that's not like them So that's what we tried to do.

MR, KELLER: If | could just maybe comment from
what you just, it sounds to nme, and Al can correct ne
if | say sonething inconsistent with his understanding,
that this docunent does not affect what you just said
or what you're doing. The discretion of the property
appraisers is there, the flexibility is there for you

to utilize the market areas that you have for the
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pur poses that you just outlined.

What this document is tal king about is what is
reported to the Departnment of Revenue, and you may find
that in your county you really only need to report one
mar ket area, depending on the size of the county. W
found a |l ot of counties at the | ast workshops that
don't have a need for nore than one market area that
woul d be reported to the Departnent, so there's a
di fference between what you're using your market areas
for and what the guidelines here are interested in
getting reported to the Departnent of Revenue for the
anal ysi s purposes.

MR BISHOP: Well, see, that's what happened to us
two years ago. W had one, and they called us up, and,
| nean, they was tal king about turning down the tax
roll and all that, because in like this 56,000 acres,
we had sone sal es down at the south end, and we hadn't
changed all the five-acre tracts on the north end that
was 25 miles away. So we had to spend a day in
Tal | ahassee explaining to them how we had changed al
those that were affected down here, but we hadn't
changed these, and they said, well, you probably need
your market area, you don't have themright.

So since then we haven't had that problem So

think it's working for the Department, too, as nuch as
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it is us, because they have been | ooking at them but |
just, you know, that was our problem because we only
had one. And, | nean, you can -- anybody can see that
a county is not going to have one market area. That
just -- that don't nmke good sense, either. You know,
any nmunicipality is going to have its own, alnost,
unless it's, you know, al nost geographically touching
anot her one, they're not going to -- they're very much
going to differ, | think.

MR, MOBLEY: Well, as a practical matter, there

are people that will disagree with you.
MR, BI SHOP: Well, I'msure there are.
MR, MOBLEY: |'ve | ooked at this thing enough, and

there's people in the counties that there's no
consensus fromthe counties, okay, so we're here
| ooking, trying to do a docunent that conplies with the
law and trying to, you know, make as many interested
parties as we can happy within that framework. And
regardl ess of what happens, there's going to be a | ot
of people that are happy, there's going to be a | ot of
peopl e that are unhappy.

And | think what Steve said is exactly right, that
the flexibility in here, which says for interna
purposes, for valuation purposes, whatever

nei ghbor hoods, whatever you have, nei ghborhoods aren't
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required to be reported to us, you know, whatever
mar ket areas that people nay have

Sone counties have invested a |lot of tinme and
effort in building nodels for each market area. |
mean, you know, you all don't have enough data to do
that, but, you know, in the bigger counties, a few of
them just a handful probably, have done that. That
wor ks in the value production process, but it may be
very different, it may be very inconsistent from one
county to the other, even counties of simlar parce
sizes and the way they use themin their valuation
process, and one county says we did it this way because
we' ve got X number of field people and we wanted to
have a nunber of nmarket areas equal to the nunber of
field people, and they have beautiful nodels that they
have for each one, okay? Now, where is all the
econom cs and stuff in that, okay?

You' ve got anot her county about the sane size that
says, we're not going to have nore than a certain
nunber of market areas because we don't want any nore
adm ni strative burden of having to deal with the
regression stuff every year, and this is what drives
their decision-nmaking. Were is all them perfect
mar kets out there that they're tal king about?

Anot her county cane up, and |'m going to give
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correct relative nunbers but not -- the other nunbers
will be off, they came up with 39 market areas, their

i nternal people, their staff went out says, "Ckay, man,
we know it, we've got 39 market areas." Here cones a
consultant to help themw th the nodel building. He
goes, "No," he | ooked at the nunmbers, "This ain't going
to work, you can't nmodel with this." So they ended up
with 29 market areas, okay, 10 market areas |less. The
nunbers here aren't right, you know, because | don't
want to get into anybody's business, but yet they
produce a beautiful roll for appraisal purposes.

You' re saying you' ve got a different system and
you know, that's fine. All of those things are fine.
We don't want to get into people's value production
business. So that's why this docunent is focused on
what the statute says, and it stays out of what is the
property appraiser's adm nistrative discretion

We don't know of a better way to handle it. To
me, it seens -- |'mnot smart enough to cone up with a
cool idea like this, but to ne it's kind of a wi n-wn.
You know, the counties get to do what they want to, but
then the Departnent gets what the |law requires, and
then everybody is in conpliance with the aw, and then
you know, nobody can criticize us, but yet the counties

get to keep and do whatever they want to. So that's
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kind of the win-win that's cone out of this so far.
But those are excellent coments. | really appreciate
t hat .

If we could, we'll take a look at this little
census handout. This is just for discussion purposes,
as | nentioned down at the bottom This was sonething
we ran across a little while back, and it doesn't have
direct applicability, but there's enough stuff in here,
it's interesting and we wanted to throwit out to see
i f anybody m ght find anything of any value in here, if
you think that there's any value in any of this, you
know, you may want to include it in witten coments.

This is the United States Census 2000 Partici pant
Statistical Areas Program Guidelines, and we have the
-- we've got a five-page handout here which consists of
the cover page and four pages fromw thin the docunent
with a couple of itens highlighted which we'll discuss
briefly.

Thi s docunent is produced by the U S. Departnent
of Conmerce, Bureau of the Census, and it's guidelines
for local entities, | guess mainly |ocal governnents,
to use in delineating boundaries for census tracts.

If you would, please, turn to the second page of
the handout. The nunbered page at the bottomis page

17, and there's a little asterisk and a |ine underlined
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up top, and this is under a heading titled Cenera
Characteristics, and it says, "A census tract nust neet
t he popul ati on and boundary feature criteria.” In this
case, population refers to popul ati on of people, of
humans. Mark was referring to population earlier in a
statistical sense, which neans all of the parcels
within an area.

The interesting thing here is that they' re talking
about basically the nunber of units within a geographic
area, in this case being census tract, and the nunber
of units being people. And then they talk about
boundary issues, and sone of the same boundary issues
that they discuss in here also happen to be di scussed
in the draft of the market area guidelines as well as
di scussion in the literature. None of this stuff is a
big mystery.

Movi ng down toward the bottom of the page, there's
another little asterisk by a heading called Census
Tract Boundary Features, and it tal ks about boundari es,
census tract boundaries, follow ng visible and
identifiable features where possible and al so having
| egal boundaries in sone cases, which is sort of
interesting to see how they went about it.

If you woul d, please, flip over to the next page.

The nunbered page at the bottomis 18, of the little
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handout. And up at the top there's a discussion of
popul ation, this is the nunber of persons within a
census tract, and there's an underlined sentence which
says, "To provide neaningful statistics, the Census
Bur eau mai ntai ns popul ation size requirenments for
census tracts while allowing for sonme flexibility,"
which is an interesting concept.

Looki ng down at the bottom of the page, there's a
little table that's in brackets there, and it says, the
tabl e says -- is titled Popul ation Threshol ds for
Census 2000 Census Tracts, and it has sonme different
categories of census tracts. For the United States, it
has an opti mum nunber of people and then a m ni mum
nunber and a maxi mum nunber, and we -- that | ooks
pretty interesting and nmight be an idea for a way to
handl e sonme specific flexibility in future drafts of
the market area guidelines.

If you would, please, turn over to the next page,
and this is -- down at the bottom it's nunbered page
8, and this is the first couple pages out of a chapter
titled Participant Statistical Areas Boundary Feature
Criteria, and there's an underlined sentence here which
says, "The types of features acceptable as partici pant
statistical areas boundaries can be classified into two

categories: map features (further refined as either
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vi si bl e or nonvisible, and standard or nonstandard) or
| egal boundaries." So it's just interesting to see
sort of the approach that they took to the boundary

i ssue.

The next page, page 9 was included just so
sonmebody coul d see the continuation of the discussion
t hat began on the previous page.

Thi s docunent, along with lots and |ots of other
stuff, is available on the U S. Government Census Wb
site, you know. |If you go into a search engine, |'m
sure you could pull this up if anyone wanted to | ook at
it.

And once again, we're not proposing narket areas
to be based on census tracts or anything of that
nature, but we think it's interesting to | ook at
sonmet hing that everybody is aware of, and census tract
information is used in a wide variety of market
analysis for private sector decision-nmaking, and in
some cases a census boundary or part of a census
boundary may be useful in consideration for devel oping
mar ket area boundari es according to the guidelines.

So that's pretty nuch what that is. That's just
for personal consunption at your |eisure. Does anyone
have any questions on that?

At this point, we've sort of covered the
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information that we'd like to present today, and in
that we've had sonme good di scussion on different
i ssues.

At this point, does anyone have any additiona
di scussion on this draft with a view toward how it
could be made better in a future draft and with as nuch
specific information as possible to help us out with
t hat ?

I'"msure M. Hodges must have somet hi ng good.

MR, HODGES: | wrote down an idea, but -- it may
be goofy, but |I'mgoing to go ahead and throw it out.
I was wondering is there a possibility that you and
M. Keller could incorporate what I'mterm ng a MAAB
provi sion, MA-A-B, which would be a Market Area
Appeal s Board, you know, sort of |ike an Adjustnent
Board, where you and M. Keller and maybe a coupl e of
property appraisers in the state and maybe concei vably
a couple of lay people or sonething, it could be a
board where if there was a significant disagreenent
between a county as to their market areas and the DOR
woul dn't they have a neans to possibly take it before a
board and explain their rational e?

| don't knowif that's feasible or not, but it
m ght alleviate sonme of the anxiety that sone are

havi ng about the possibility that you all will dictate
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sonmet hing that they cannot live with, and, you know,
let thembuild a case. | nean, |I'mtalking about
sonmet hing you could do in an afternoon or sonething
li ke that, not Iong and drawn-out, but sonme board that
m ght be perceived as relatively unbiased where you had
open nminds listening to the case, and maybe they can
state their case and maybe, you know, you get a
deci si on that everybody is happy with, sone kind of
conprom se by the tine it's done, an arbitration type
of thing or whatever.

MR, MOBLEY: I'Ill just -- I"'msure M. Keller --
"Il just -- a part of the -- well, a big part of the
provision within the market area guidelines is to all ow
counties to have whatever additional geographic units,
mar ket areas, nei ghborhoods, whatever they want to cal
them coded site groups that may fit their particular
val uati on net hodol ogi es, which is a decision that the
counties can make for thenselves, is to give the
counties sone flexibility to have what they need, but
then al so provide a way for there to be some uniformty
in the devel opment of market area codes as reported to
the DOR as required by law for statistical and
anal ytical purposes, which is also provided in the
st at ut es.

MR. HODGES: The only thing | nentioned, and, Al,
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maybe this is like ny third tine at one of these, and
al ways hear you all talk about flexibility and latitude
and you want appraisers to have plenty of opportunity
to devise their own market areas. At the same time, |
hear a lot of folks fromthe property appraiser circles
that are concerned that somehow, sone way this is going

to work against them that DOR is going to

statistically nake this a burden, and that's why -- you
know, | don't know, it may not be an idea that could be
i ncorporated at all, but somehow, sone way | think you
all have to have -- you don't have to, but it would be

sonmet hing that would be seen as a good thing, is if you
could hold out an olive branch and say, you know, even
if we have a di sagreenent, our appeal people down in
M am have a di sagreenent with you guys, there is a
route that you can take, you can appeal this, rather
than have this -- | always hear, too, the termthat,
you know, you all may threaten themw th turni ng down
their roll type stuff, and that's the only recourse,
it's either that or litigation

So I"mjust wondering if there's a way to possibly
put people's mnds at ease about this market area
gui delines stuff by saying, |ook, you know, not only
are we going to give you the latitude to create your

own market area, but if and when we do have a



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

44

di sagreenent, you've got a board you can take it to and

state your case. | don't knowif that's feasible or
not. It's a thought.

MR, MOBLEY: [I'Il just throw out another thought,
and before M. Keller, |I'msure he has sone detail ed

| egal analysis for us, but | think we nentioned at the
| ast workshop that you and | tal ked where you were new
to the business and you' re | ooking at the issues that
are involved here between the counties and the

Department, and |'ve worked in a couple of Florida

counties, | have a lot of friends in counties, and, |
mean, it's possible I'lIl be back working in a county
one day, you know, who knows? | mean, nobody knows

where they're going to end up

This is an extraordinarily difficult task. | can
tell you there are a nunber of people that you will not
pl ease under any circunstances, and there's history
about this business that | don't understand and | don't
want to understand.

It would certainly be a very tinme-consuning
operation, and if we, you know, thought about this |ong
and hard and, you know, cane up, well, let's just |et
the counties do what they want to do for their
purposes, and part of the thing behind basing narket

areas on a certain size, a mninmumsize, is so
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primarily we have enough data to work with, okay? But
then that sort of takes away sone of the argunent of
peopl e saying that, well, the Departnent is expecting
us to do single property appraisal. WlIlIl, mrket area
is very much a mass apprai sal concept. This has got
nothing to do with single property appraisal

And so we hear different argunents that are
difficult to understand, me as an apprai ser, as single
property apprai sal and mass apprai sal and just | ooking
at it as a big picture, not as a Department enpl oyee.

I nmean, | think Steve and anybody else will tell
you that I'ma rebel within the Departnment of Revenue.
But we're just not going to be able to nmake everybody
happy, and | guess that's sonething we're going to have
to live wth.

That's all | have. [|'msure M. Keller has a
detailed | egal analysis for us.

MR, KELLER: | don't know that | have anything
detailed or -- but just to coment on your idea, |
think we appreciate the thought and we'll consider
t hat .

Just by way of background, | think I've heard the
reference to the Appeals Board with respect to, nost
recently, sales qualification decisions and specific

parcels as a whole in those sales qualification



10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

46

studies, and |'ve heard that idea com ng out of, |

t hi nk, Kansas, where they apparently do that in that
state with sales qualifications. So that probably, as
| said earlier, would be maybe closer to the top of the
stack of ideas that m ght be | ooked at, but this one is
a good one, and we'll consider it.

MR, MOBLEY: Yes, Steve is right. | think the --
I think the State of Kansas has a process like that,
strictly focused on sale qualification issues. | just
found that interesting that they would go to that, you
know, | evel of detail on whether a sale is qualified.

You know, their legal structure is different out
there. Qbviously every state has a different |ega
structure. But as Steve nmentioned, it is sonething
along the lines you're tal king about, and | wasn't
aware of any other, you know, discussion along that in
Fl orida, but I think --

MR, KELLER: Can | add sonething el se?

MR, MOBLEY: Yes.

MR, KELLER: Just to go back to the basics of why
mar ket areas are inportant, at |least fromthe
Department of Revenue's standpoint, is, again, it in
part cones froman Auditor General's report discussing
the concept of representativeness, and it was felt that

mar ket areas would be a way of analyzing the rolls and
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enhance the representativeness of the sanples, and
that, | think, nmeans sales ratio sanples. | think it
may provi de an avenue to workload, to saving workl oad
at the Departnment, and substituting nore sales ratio
studies for the appraisal ratio studies that you're
seeing now. And that's one -- | think that's one plus
of the approach that's being taken in this particular
draft document.

Anot her plus is that when we | ook at the rolls at
the Departnent, they're | ooking for indications of
sonmet hing that would be, what we would call a systenic
type of issue or problenms. And when you anal yze market
areas, you can, many tines, if you have good market
areas, you can say, we don't find any indication in the
mar ket area studies of a system c problem and that
rules out or tends to rule out what appear to be
problems in the other studies.

So it's a support study, and it helps, in the
i nstances | have seen, it has hel ped a |ot of counties
out of potential, you know, feedback fromthe
Depart ment of Revenue.

It's not at this tinme, anywhere |I've heard of in
the Departnent, an idea to, you know, sonmehow take
mar ket areas and use them as some kind of a super study

that's going to result in, you know, review notices or
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roll disapprovals or things like that. 1It's nmerely
anot her piece of information that, in npst instances
that 1've seen, has helped rule out the idea or the
perception of problens el sewhere.

MR. MOBLEY: Those are excellent comments.
Basically, market areas is another way -- the
literature and the statutes mention, you know,
stratification by property type, and that's the seven
statutory strata, those are not honpbgeneous, and then
there's stratification by value range and to test for,
you know, high or |ow value properties being treated,
you know, statistically the same, and then this is a
third leg of testing a roll based on geographic units
that are big enough to have enough data for an
i ndication and that are not so snall as to get down,
you know, to the neighborhood | evel or, you know, to
get super-specific like that. This is a mass analysis
techni que used to evaluate the results of a mass
appr ai sal

We really want to pronote that because that is --
that's reality, it's consistent with the law, it's
consistent with the professional literature, and this
is another way of doing that. But the -- it really
falls apart, though, if we don't have sonme consistency.

If we have a situation where, you know, we're sitting
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there arguing over, well, this is a market area, and
it's got 25,000 parcels, and it's a narket area, and,
mean, it's a market area, you know, and then somewhere
el se says, well, you shouldn't have nore than 10, 000
parcels in a market area

So if you're stratifying, generally in -- inratio
studi es and analyzing the results of a nmass appraisal
as many ways as you can stratify as possible is good
because you can denpnstrate that you've done a good job
of mass apprai sal

And | hope where we don't evolve to a situation
where, you know, where -- because here's a problem
You coul d have five different experts on that county,
this theoretical county, go there and say, "Here's a
system of market areas, and there's eight market areas
in a county." Another person is going to go there, you
know, and they're going to say, "Well, there's 19," and
sonebody else is going to say, "There's four," and
sonmebody else is going to say, "There's 21." Well
who's right? Are we going to end up argui ng over that,
I mean, sonething that there's no consensus on anyway?

So | hope we don't -- | nmean, I"mall for, you
know, opening up conmunication, but | hope, just as a
professional in this business |ooking at it from both

sides of the table, that we don't -- that we don't boi
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it down to that, and if we can just focus on the fact
that the counties can do whatever they wish with their
stratification in their offices for their purposes and
try to focus on this, this is a tool that's required by
| aw for use by the Departnent. W don't want to get
too specific, we need enough data to work with, but we
need to have enough stratification to give a reasonable
assurance that we've done a good job of analyzing the
results, then that's a win-win for everybody. That's
good for -- that's a selling tool that a county can
use, and it certainly is sonething that the Departnent
can do to, you know, tell the world, hey, |ook, you
know, everybody is doing a good job here.

So those are ny thoughts on that. Do you have
anything to add, M. Keller?

MR, KELLER: No.

MR. MOBLEY: Does anyone have any other conments
or recomendations for the next draft?

| think M. Keller and | have exhausted our
t hought processes. Does anyone el se have any coments,
or are we ready to wap it up or -- on behalf of the
Department of Revenue, we want to thank each of you for
taking the tine to be here and maki ng your comments and
concerns known. It is invaluable to the Departnent to

have this kind of participation frominterested parties
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so that by working together we can produce, consistent
with Florida | aw, the Florida Uniform Market Area
Gui delines for adoption by the end of this year.

We will do our best to addresses, within the
current statutory and adm nistrative provisions, the
comments and concerns that have been presented here
today. Thank you for being here today. W appreciate
your time and comments, and this concludes this
wor kshop.

(Wher eupon, the public workshop was concl uded at

11: 01 a.m)
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